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Introduction

The WinGAP commercial improvement valuation schedules are designed to allow the user to
customize the valuation process of commercial/industrial buildings that are specific to the county
in which the system is being used. Most counties in the state of Georgia lack the necessary sales
activity to develop commercial/industrial schedules via market analysis. Thus, the emphasis in the
system is on the cost approach. However, if substantial market or income data is available, the
values in the schedules should be confirmed and adjusted accordingly.

Cost data, such as, base dollars per square foot, dollar per square foot adjustments for structural
elements, extra feature values, etc. should be obtained from reliable sources. Sources
considered as reliable would be contractors and/or nationally recognized and accepted cost
manuals. Data found in manuals must be localized and adjusted for current time.

In an effort to create a pricing mechanism that is easier to understand, WinGAP displays the
pricing schedule information for commercial improvements as actual dollars. Even though the
relationship of points and point cost is still in effect, the association is transparent to the user.
However, references to the points/point cost and base cost/value relationship will often be made
in an effort to provide an understanding of the underlying calculations and the effect of modifying
a component of the process.

The methodology used in the valuation of urban land follows the details in the Appraisal
Procedures manual. Urban land is segregated into subdivisions with schedules designed to
accommodate the various characteristics of each.

The development and maintenance of schedules for commercial improvements should be of
primary concern to the county appraisal staff. While commercial improvements and associated
land do not normally constitute a large number of properties in a county, it is important that the
appraiser have an understanding of schedule functionality and the derivation of the values
“plugged” into the tables.

The goals of this course are to:

Q Provide the appraiser with information regarding access to the various schedules in WinGAP

O Acquaint the appraiser with the use of the schedules through the manual calculation
process

O Provide methodology for deriving a commercial improvement point cost

Examples will be given on the use of the various procedures. Exercises will also be provided to
provide the attendee an opportunity to practice the procedures.

Note: WinGAP's Commercial Improvement schedules can be set up to use either the Segregated
Cost Method or Calculator Cost Method of valuing Commercial Improvements, depending upon
the preference of the appraiser. Any and all schedule values are the responsibility of the county.
The creation of the values and subsequent schedules should be supported with proper
documentation.




Commercial / Industrial
Improvement Schedules

Introduction

An understanding of the WINGAP valuation process for commercial / industrial buildings should
facilitate the generation of the schedules for this property type. In the manual calculation
procedures, the user will see how the various schedule components impact the end calculation of
the structure’s fair market value. The effect of schedule modifications should become more
apparent after the user becomes familiar with the steps involved in the calculation process. Also,
knowledge of the calculation procedures will assist the appraiser/assessor in communications
with the taxpayer, providing additional information to assist in the answering of his/her questions
about commercial/industrial structure values.

The Commercial Improvement Schedules are accessed by going to the Tools Menu, as shown
on the next page. From this Menu the user can access the three areas where Commercial
Improvement Schedules are located:

[1 The Tools >> Schedules / Tables >> Commercial Improvements Menu item should be
selected to produce the Commercial Improvements Menu, shown at the bottom of the
next page, where items such the Commercial Base Schedule, Commercial Structural
Components, and Commercial Improvement Labels are located.

[1 The Tools >> Preferences Menu item should be selected to produce the Preferences
Form, discussed later, where the Commercial Point Cost, Commercial Base Cost, and
Commercial Depreciation Year are located.

[ Finally, the Tools >> Schedules / Tables >> Income Models Menu item should be
selected to open the Income Models Form, where pricing information for the Income
approach to valuing Commercial Improvements is located.

The example on the next page shows the Tools Menu with all of its options and submenus; those
that involve Commercial Improvements are indicated by arrows. Menu options can be chosen
by clicking on the option or using the directional arrows to highlight the option and then pressing
the Enter key.

Access to these tables and menu options will be restricted with the use of passwords and the
assignment of rights to add or edit items contained within.



Commercial Improvements Schedules Menu
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Preferences
Base Cost, Depreciation Year, and Point Cost
The commercial improvement Base Cost, Depreciation Year, and Point Cost are the initial

items that are needed to perform the calculation of a commercial/industrial building. These items
can be found on the Preferences Form that is accessed from the WINGAP Main Menu via the

Tools option. An example of the Preferences Form is shown below.

WinGAP - Preferences Depreciation Year

. for Commercial
County Information

Truncate Values is
used to set truncation

Improvements “on” for all properties
County Name ones| bm Provisions of HE|  including Commercial
Address Jones County Govemment Center Improvements
Point Cost for P O Box 13553
Commercial
Improvements P Gray A 31032-
(4729866300 Emall  Eotax@mio irfi net
(478)586-6504 Web:
Point/B aze Depreciation Years Oth
Residential 100.00 Residential 2001 [ATruncate Values [¥] Auto-Reasons (Real)
Commercial 100.00 Commercial 2001 || Disable Logins |+ Auto-Reasons (Pers)
Commercial Base 100 MFG Housing 2007 53-!_'_§|:|Bruwser Cost Form . PT50R = LIVE DATA
Nortsion B Cosse || Lock System | COA Auto-Flag
00.00 2001 [F] Rnd Area Mukt to 6 dec. [F] Hide Comments
[] Attic: Use Max/Min Srea || Bsmt: Use MaoMin Arez
Special District Descrif on Special District Appraisal Year 2010
Parcel Number Temp SO 00 Rural Acre Break
Customize Lendor Lendaor PLU Eq Ratio %
Customize Occupan bel  Oceupancy Retum Deadline
Customize Fireplac el Fireplace / Misc Default Startup Directory | =ag1p
Guest Starttup Directory 2009
Freeport Infor 1 is now found ABOS Default | T = | ABOS Yr: 2010

in tax district ule

Appraisal

Land Influences MADA YT 2010

rm—— Year used in
s determining
default Year

Base Cost for
Commercial
Improvements

Built of imps

The fields and controls on the Preferences Form that are relative to commercial improvements
and discussed on the next page are:

Commercial Improvement Base Cost
Commercial Improvement Depreciation Year
Commercial Improvement Point Cost
Appraisal Year

Truncate Values

ooododo



The Commercial Improvement Base Cost field contains a dollar per square foot value that is
used as the basis for the valuation of all commercial and industrial buildings and extra features
that are priced by the square foot method. The value of each building and extra feature is based
on a percentage of the base cost.

The Commercial Improvement Depreciation Year is the base year from which the system
generated depreciation for Commercial and Industrial Improvements is calculated. The age of a
Commercial or Industrial Improvement is determined by subtracting the year built or effective year
built from the depreciation year. This locks depreciation in until the county decides to change it.
Like residential improvements, any commercial structures with a year built greater than the
depreciation year will be determined to have an effective age of ONE year.

The Commercial Improvement Point Cost field contains the value which converts points
generated by WinGAP for LUMP SUM Commercial and Industrial Improvements and Extra
Features into a dollar value. Like the Residential Point Cost, the Commercial Point Cost provides
a means by which the county can localize property values for Lump Sum Commercial and
Industrial Improvements and Extra Features. Arriving at the Commercial Point Cost for a
particular county requires a study of sales and assistance with the study can be provided by DOR
personnel.

Appraisal Year and Truncate Values

The Appraisal Year is used in the determination of the default Year Built for new commercial
improvements. During the entry of a new commercial improvement, the Year Built will default to a
year that is one less than the Appraisal Year. In the case of the Appraisal Year of 2010 shown on
the Preferences form on the previous page, a Year Built of 2009 (2010 — 1) would be assigned to
each newly entered commercial improvement.

When Truncate Values is checked and the replacement cost new — depreciation is greater than
1000, a calculation will result in a value that is truncated to the nearest 100. If the replacement
cost new — depreciation value (RCN-dep) is less than 1000, the fair market value is truncated to
the nearest 10. Truncation is accomplished by dividing the RCN-dep value by 100 and not
rounding the result. The resulting quotient is then multiplied by 100. In the following example,
the RCN-dep value of 98,877 is truncated to 98,800:

1. 98,877 /100 = 988
2. 988 * 100 = 98,800

All other commercial / industrial valuation items can be found on the Tools Menu under
Schedules / Tables >> Commercial Improvements and Schedules / Tables >> Income
Models. The commercial tables are various schedules that hold commercial and extra feature
base information, commercial building types and associated add values, adjustments for wall
height and perimeter, drawing id’s with story height factors and income models. Each of these
tables will be discussed on the following pages.



Manufactured Housing Depreciation Year field and Land Influences combo box

Two other items on the Preferences Form that apply to other sections of this manual,
Manufactured Housing and Urban Land, are discussed below and on the next page.

. WinGAP - Preferences

County Information

Courty Name ones| ["] Exempt from Provisions of HE233 for this digest year
Address Jones County Govemment Center
P O Box 1359
City / State / Zip  Gray GA 31032
Phone / Bxt: (4729866300 Email:  jcotax@mto irfinet
Faze: (478)986-6504 Web:
Point/Base Costs Depreciation Years Other Options
Residential 100.00 Residential 2001 [C] Truncate Values [¥] Auto-Reasons (Real)
Commercial 100.00 Commercial 2001 || Disable Logins |+ Auto-Reasons (Pers)
Commercial Base 100 MFG Housing 2007 5._.«_1_'_;|:|Bruwser Cost Form | PT50R = LIVE DATA
Nortsion B Cosse || Lock System | COA Auto-Flag
10010 i \Gnd Area Mult to 6 dec. Hide Comments
""" e Max/Min Area [ Bsmt: Use Max/Min frez
Special District Description Special District Appraisal 2010
Parcel Number Template SO 00 Rural Acre Breg
Customize Lendor Label Lendar PU Eg Ratio % | Depreciation
Customize Occupancy Label  Qeeyupancy Retum Deadiind Y €ar for Eﬂ
c e : Default 5 Manufactured
ustomize Fireplace Labe Fireplace / Misc ault Startup Housing -
Guest Startup

T T

Freeport Information is now found

ABOS Default | T = | ABOS Yr: 20010
in tax district schedule

Land Influences MADA YT 2010

Help ] l Close

Manufactured Housing Depreciation Year

The Manufactured Housing Depreciation Year is the base year from which the system
generated depreciation for Manufactured Housing is calculated. The age of a Mobile Home is
determined by subtracting the year built or effective year built from the depreciation year. This
locks depreciation in until the county decides to change it. Like residential and commercial
improvements, any Mobile Homes with a year built greater than the depreciation year will be
determined to have an effective age of ONE year.



Land Influences

Adjustments to Land Values can be made on the Land Information Form in WinGAP. Up to
seven adjustments to either Urban or Rural Land can be applied. The manner in which these
Land Influence adjustments are made is determined by the selection made in the Land Influences
combo box on the Preferences Form, as seen below. The two choices are Additive and
Compound (also called multiplicative).

.WinGAP - Preferences [

County Information

Courty Name ones| [ Exempt from Provisions of HE233 for this digest year

Address Jones County Govemment Center

P O Box 1355

City / State / Zip  Gray GA 31032

Phone / Bxt: (4729866300 Email:  jcotax@mto irfinet

Faze: (478)986-6504 Web:
Point/Base Costs Depreciation Years Other Options
Residential 100.00 Residential 2001 [C] Truncate Values [¥] Auto-Reasons (Real)
Commercial 100.00 Commercial 2001 || Disable Logins |+ Auto-Reasons (Pers)
Commercial Base 100 MFG Housing 2007 53-!_'_§|:|Bruwser Cost Form . PT50R = LIVE DATA

|| Lock System | COA Auto-Flag

Accessory 100.00 Accessory 2001

[] And Area Mutt to 6 dec. [ Hide Comments
[] Attic: Use Max/Min Srea || Bsmt: Use MaoMin Arez

Special District Description Special District Appraisal Year 2010

Parcel Number Template SO 00 Rural Acre Break 30.00

Customize Lendor Label PLU Eq Ratio % 40.00

Customize Occupancy L How Land Retum Deadline od/012010 [
Influences are _[Eﬂ

Customize Fireplace Laj applied for Urban Default Startup Directony |2'|}1D =
(and Rural) Land Guest Startup Directory 2005

Freeport Information is new found ABOS Default | Lo - | ABOS Yr: 2010
in tax district schedule Land Influences NADA Yr: 2010

I Help ] l Close I

The formula for Compound application (the manner in which Land Influences are more commonly
applied within WinGAP) of Land Influences is as follows: Base Land * Influence1 * Influence2 *
Influence3 * Influence4 * Influenceb * Influence6 * Influence? * Neighborhood Influence. The
formula for Additive application of Land Influences is as follows: (Base Land + ([(1-Influence1) *
Base Land] + [(1-Influence2) * Base Land] + [(1-Influence3) * Base Land] + [(1-Influence4) * Base
Land] + [(1-Influenceb) * Base Land] + [(1-Influence6) * Base Land] + [(1-Influence70 * Base
Land]) * Neighborhood Influence.

In the above formulas, Base Land is the value of the land resulting from the calculation of the land

subrecords. In the case of Rural Land, the Base Land value would include the application of the
Accessibility/Desirability factor.

10



Commercial Improvements Schedules Sub-menu

E WinGAP 3.12.0 - Appraisal Year 2010
File Property Maintenance Appeals Reports §tatisticsAdd-gns Window Help

€ = o
Password Administration... el o

Owner Multiple Owner  Real Index

Schedules / Tables 3 Residential Improvements
Depreciation 4 Commercial Improvements
. - Manufactured Housi

File Maintenance 3 anutactured Rousing

Accessories

Database Utility
FTP Utility Accessibility / Desirability...
Re-Appraise 3 Conservation Use Land...

FLPA Schedules

Preferences...
Land Characteristics

Land Influences...
Rural Land...
Subdivisions List ...
Tirmber Values

Urban Land...

Homestead...

Tax Districts...

Reasons...

Sales Reasons...
Assessment Reasons...
Override Reasons...

Meighborhoods...

Zip Code Directory...
Discovery Sources...
Permit Types

Business License Types

Income Models

WinGAP - Commercial Schedules

Structural Components

Base Scheduls
Extra Features
Lump Sum Extra Features

Area / Perimeter
Building Types
Wall Height
Ranlk

Improvement Labels

Help

The Commercial Schedules sub-menu is accessed by clicking on the Tools >> Schedules /

Tables >> Commercial Improvements menu option, as shown above.
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The Commercial Improvements sub-menu is divided into four sections:

1. Structural Components: schedule items where square foot costs can be adjusted for
building components such as exterior walls and ceilings;

2. Base and Extra Feature: schedule items that assist with calculating the area and size of
the Commercial Improvement and Extra Features associated with the Commercial
Improvement;

3. Supplemental Schedule: schedule items such as Area / Perimeter and Wall Height.

4. Improvement Labels: schedule items that hold pricing adjustments for user defined
sketch/story height labels

Each of the schedule sections and associated options will be discussed in the order they appear
on the Commercial Improvements Menu. However, it should be noted that the following order
must be observed when establishing new schedule entries.

Building Types (add or confirm that the correct type exists in schedule)
Structural Components (add or confirm existence)

Area/Perimeter (add or confirm existence)

Wall Height (add or confirm existence)

Base Schedule (add)

Lump Sum Table (if schedule item is to be priced accordingly)
Income Models (if needed)

NooarowD

If an extra feature is being added, the appraiser should follow the order below:

1. Extra Features (add)
2. Lump Sum Extra Features (use if extra feature added in Step 1 is a lump sum)
3. Rank (confirm existence)

Structural Components Schedule ltems

Structural Components

The first item on the Commercial Improvements Menu, Structural Elements, takes the user to the
Commercial Structural Components Form, shown on the following page. This Form is used to
adjust Commercial Improvement square foot costs for building components such as floor covering
or heating and air conditioning. For example, the County may want to add $2.00/square foot for
carpet or $4.00/square foot for central heating and air conditioning. The cost may vary between
different types of buildings. Consequently, each group of similar buildings must have a unique
Building Type code for that category of buildings.

Before the Commercial Structural Components schedule or the Commercial Base Schedule is
built, it is important that a county define the commercial Building Types and set them up using the
Building Types schedule found on the Commercial Improvements Menu. Once the Building Types
are defined and set up, the County can then set up the Commercial Base Schedule and group
commercial buildings within these broad Building Types to price them correctly, and then set up
the Commercial Structural Components Schedule to price the structural elements of the
Commercial Improvement. The discussion that follows on building the Commercial Structural
Components schedule assumes that the Building Types have already been set up in WinGAP.
Building Types will be discussed in more detalil, later.

12



" WinGAP - Commercial Structural Components (=2

Bldg Type Structural Element  Description Bldg Type

Apts, Clubs, Hotels CLGFIN Celotex ~ [NJ’[S.Uubs.Hotels vl
Zpts, Clubs, Hotels CLEFIN Fiberglass Panels

Apts, Clubs, Hotels CLEFIN Metzl Tile Structural Element

Apts, Cluks, Hotels CLEFIN No Ceiling

Zpts, Clubs, Hotels CLGFIN Panel [Ceﬂing Finish -

Zpts, Clubs, Hotels CLEFIN Pine -

Apts, Clubs, Hotels CLEFIN Tlaster Description

Apts, Cluks, Hotels CLEFIN Plywood Celatex

Zpts, Clubs, Hotels CLEFIN Sheetrock

Zpts, Clubs, Hotels EXWALL Zluminum Siding $/5q Ft Adj

Apts, Clubks, Hotels EXWALL Asbestos Shingles/Siding -

Apts, Cluks, Hotels EXWALL Brick QIJEIM‘)"I = Low Cost 0.00
2pts, Clubs, Hotels EXWALL Brick On Concrete EBlock Quality 2 = Fair 0.00
Zpts, Clubs, Hotels EXWALL Brick Veneer Quality 3 = Average 000
Apts, Clubks, Hotels EXWALL Concrete Block .
Zpts, Clubs, Hotels ETHWALL Enzmel Steel Quality 4 = Good 0.00
Zpts, Clubs, Hotels EXWALL Galwanized Metal Quality 5 = Excellent 0.00
Zpts, Clubs, Hotels EXWALL Glass Block - :
() [ Cancel | [ MNew | [ Delte | [ Aoy | [ oKk |

WinGAP is delivered to the County with a basic Commercial Structural Components schedule.
Additions, deletions and changes can be made on the Commercial Structural Components Form
to better localize this schedule for the County. The Structural Components list box is on the left of
the Form. ltems in the list box are arranged in Building Type order, then alphabetically by
Structural Element, and then alphabetically by the Description of the Structural Element. Clicking
on an item in the list box will display the valuation data for that item in the fields on the right of the
list box. An explanation of each of the data entry fields follows.

¢ Bldg Type: The Building Type that these Structural Components are assigned to. A Building
Type is a homogeneous group of commercial buildings with similar characteristics. For
example, all convenience stores could be assigned a Building Type of 13 which encompasses
all retail structures. The Building Type ties the Structural Components back to the Commercial
Base schedule. The county-defined Building Type codes can be any 2-digit number, and are
set up in the Building Types Schedule.

e Structural Element: The Description of the type of Structural Component, such as "Ceiling
Finish", “Heat / AC” or "Floor Construction”. Structural Elements are preset and cannot be
changed by the appraiser. Following is a list of the twelve Structural Elements:

Ceiling
Exterior Wall
Floor Construction
Floor Finish
Foundation
Heat/ AC
Interior Wall
Lighting
Roof Cover
Roof Frame
Wall Frame
Wiring

¢ Description: The specific type of structural element, for example, Baseboard for the Heat/AC
structural element.

13



¢ $/8Sq Ft Adj: There are five fields available to enter dollars per square foot adjustments for the
respective Quality Classes for each Structural Component. The Quality Classes fields are
synonymous with the following descriptions:

Quality 1 = Low Cost
Quality 2 = Fair
Quality 3 = Average
Quality 4 = Good
Quality 5 = Excellent

The fields default to zero dollars for each Quality Class and are used to adjust the Commercial
Improvement square foot costs for each Structural Component item. Values in these fields can
be negative and take value away as well as positive to add value to the item. The $ / Sq Ft Adj
for each item should not be changed in a County without performing significant market studies
to determine whether this value should be increased or decreased. It is not required that all
Quality Classes contain a $ Sq Ft Adj. The appraiser has complete control as to what values
are inserted.

A new Structural Components item can be added to the schedule by clicking the New Button at
the bottom of the Form. The Building Type field will default to the first Building Type, 11, and the
Structural Element field will default to the first type, Ceiling Finish. The combo box for each field
can be clicked to select the appropriate Building Type and Structural Element, then the
Description for the new item is keyed into the Description field, and values can be keyed into the
$ / Sq Ft Adj fields to adjust the Commercial Improvement square foot costs for each Quality
Class. The Apply or OK Buttons can be clicked to save the item to the schedule.

A Structural Components item can be deleted from the schedule by first clicking on the desired
item in the list box, and then clicking the Delete Button at the bottom of the Form. The user
should be certain that this Structural Components item is not used by any Commercial
Improvement prior to clicking the Delete Button.

The Printer Button at the bottom left of the Form will send an image of the Form to the default

Windows printer. The complete Structural Components schedule can be printed by going to
Reports >> Real >> Print Schedules, or by using either the Report Designer or FoxPro.

14



Base and Extra Features Schedule items
Base Schedule

NOTE: Before the Commercial Base Schedule is built it is important that a county define
the Commercial Building Types and set them up using the Building Types schedule found
on the Commercial Improvements Menu.

Pricing data for various commercial buildings distinguished by Building Type are added and
updated through this ltem on the Commercial Improvements Menu. The discussion that follows
on building the Commercial Base Schedule assumes that the Building Types have already been
set up in WinGAP. A sample Commercial Base Schedule is shown below.

WinGAP - Commercial Base Schedule @
Fizxed Text

-
Academic Collge Libraries-C1E8 8524 1 80.86

Academic Collge Libraries-D1E8 8525 1 T78.03

Academic Collge Libraries-518 385326 1 T74.88
Bdministration Offce Bldg-&B18 8592 1 91.35
Bdministration Offce Bldg-Cl1E8 8583 1 T2.23
bdministration Offce Bldg-D18 8594 1 69.31
Bdministration Offce Bldg-DP1E8 8774 1 64 .60 AN
Timlrns s it w mam AE s DU Al 00 oChOcC a Lol = el

Used as Code | 55272 Description  Academic Collge Libraries-AB18

Pricing Code | g ~| EBldg Type Schools and Classro -

Base Cost 104.78 MNAICS 12,19

Construction Types

Cost Mutt  Life Bxp

Heawy Structural Steel 1.01 o5
Reinforced Concrete 1.01 55
Masonry Load Bearing 1.01 55
Wood / Steel Combustible 1.1 55
Prefab Structural Steel 1.01 55
[ Hep | | Camcel | | MNew | | Delete | [ Apply | | OK J

WinGAP is delivered to the County with a basic Commercial Base Schedule already set up. The
items in the list box at the top of the Commercial Base Schedule Form are displayed in
Description order. Clicking on an item in the list box will display the valuation data for that item in
the fields beneath the list box. An explanation of each of the data entry fields follows.

¢ Used as Code: A unique identifying code for each commercial building. The Used as Code,
which is county assigned, is designed to separate commercial buildings based on their current
use. The code can be any combination of four letters or numbers. The Edit button to the right of
the field must be clicked to gain access to this field. The button is placed there to prevent
inadvertent changes to the Used as Code.

¢ Description: A Description of the Used as Code, normally the building name such as "Office".
Thought should be given to the manner in which the description is entered. When performing
data entry at the parcel level, the user will be able to locate a particular commercial schedule

15



entry through an incremental search of the description. Consequently, it might be of some
benefit to group items by description. For example, if there will be various types of offices
added to the commercial base schedule, instead of keying the descriptions as Medical Office,
General Office, etc, key them as Office — Medical, Office — General, etc. This could make it
easier to locate the various “used as" types of commercial improvements.

Pricing Code: There is only one available Pricing Code, Square Foot.. All commercial buildings
are priced by the square foot.

Bldg Type: The Building Type that this particular commercial building is assigned to. The
selection can be made from the available choices in this combo box. A Building Type is a
homogeneous group of commercial buildings with similar characteristics. For example, all
offices would have a Building Type of Off, Pub Bldg, or Sch. The Building Type ties the building
back to the Commercial Structural Components schedule. Building Type codes are county-
defined, can be any 2-digit number, and are set up in the Building Types Schedule.

Base Cost: The Base Cost is the base dollars per square foot value for this particular type of
commercial building. What is included in the Base Cost depends upon the appraisal method
used by the appraiser (Calculator vs Segregated Cost). For example, the shell of an Office is to
be priced at $54.00 a square foot and the Commercial Base Cost (found in Tools >>
Preferences) is $1.00. The Base Cost for the shell Convenience Store would be $54.00 /
$1.00, or 54.00. Thus, 54.00 would be keyed in the Base Cost field on the Commercial Base
Schedule Form.

NAICS: A code conforming to the North American Industrial Coding System which identifies the
general use of the structure may be entered in this field. An entry is not required in this field.

e Cost Mult: Construction Cost Modifiers are used to adjust cost for construction type. The
suggested construction types used for commercial buildings are shown below. The
Construction Cost Modifiers under each Construction Type 1-5 are County-defined. The cost
modifiers represent the cost variance between the different construction types. The method of
determining the modifiers will be discussed later.

¢ Life Exp: The Life Expectancy in years for the different Construction Types (see Construction
Types, below) of Commercial Improvements. Life Expectancy values range from 5 to 75 and
must be in increments of 5. The values of the Life Expectancy codes 1 — 5 should correspond
with the Construction Cost Modifier with the same code (1-5).

Construction Types

WinGAP Code Description
1 Heavy Structural Steel
2 Reinforced Concrete
3 Masonry Load Bearing Walls
4 Wood/Steel Combustible
5 Prefab Structural Steel

A new item can be added to the Commercial Base Schedule by clicking the New Button at the
bottom of the Form. The Used as Code is County-defined and is entered first, (the Edit button
must be clicked to gain access to the field) and the Description for the new item is keyed into the
Description field. The combo box for the Pricing Code and Building Type fields can be clicked to
select the appropriate Pricing Code and Building Type, and values can be keyed into the Base
Cost and Table Ref fields depending upon the pricing method. Values are then keyed in the Life

16



Expectancy and Construction Cost Modifier fields. The Apply or OK Buttons can be clicked to
save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Base
Schedule item is not used by any Commercial Improvements prior to clicking the Delete Button.

The complete Base Schedule can be printed by going to Reports >> Real >> Print Schedules,
or by using either the Report Designer or FoxPro.

Extra Features

Extra Features are items that are attached to or part of a Commercial Improvement but are not
considered in the Base Cost. For example, a canopy, sprinkler system, overhead door, or loading
dock would all be considered to be Extra Features. WinGAP is delivered to the County with a
basic Extra Features schedule already set up. The items in the list box at the top of the
Commercial Extra Features Schedule Form, below, are displayed in alphabetical order by
Description. Clicking on an item in the list box will display the calculation data for that item in the
fields beneath the list box. An explanation of each of the data entry fields follows.

WinGAP - Commercial Extra Features @
Deacription Conp # Method Table Coat
Zaphalt Plantsléd K252 2 50 0.00 -
ATM Driwve Up/Walk Upi:Z X336 Z CH 0.00 |
ATH Lobby/Retails K335 2 cE 0.00 e
Attic/Finished-Cl12 g088 1 40._5&
Attic/Finished-D12 8050 1 37.59&
Attic/Finished-DM12 g08%9 1 40.52
Attic/Finished-512 Blz24 1 38.34
Attic/Unfinished Walk Rrd-C1Z 2084 1 15.97
Attic/Unfinished Walk Ard-D1Z =ul={= 1 15.73
Attic/Unfinished Walk Ard-DM1Z 8085 1 18.79
Attic/Unfinished Walk Ard-51:z Bas7 1 15.88
BalconiessArts—-2RB18 H1lsz 1 38.¢6¢ S
Pricing Information
Comp # X292 Description  Asphatt Plarts14
Pricing Method [Lump Sum v] Table Code| 50 Base Cost .00 E

Beb | [ Cwosl [ Mew [ Dese [ ooy J[ 0K |

e Comp #: The Component number is a unique four character identifying code for each type of
Extra Feature. The code can be any combination of four letters or numbers. An Edit button is
located to the right of the Comp # field. The button is placed there to prevent inadvertent
changes to the component number. If a component number is to be modified, the user must
first click the Edit button.

¢ Description: A Description of the Extra Feature, normally the name such as "Canopy".
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¢ Pricing Method: There are three available Pricing Methods, Square Foot, Lump Sum, and
Non-Value ltem.

0 Extra Features that are priced by the Square Foot method will always have a Base Cost
value in the Base Cost field.

0 Extra Features that are priced by the Lump Sum method will always have a Table Code
reference in the Table Code field to link this item to a record in the Lump Sum Extra Features
Table to properly price the item by the Lump Sum method. No Base Cost is required.

0 Extra Features that are descriptive in nature would use the Non-Value ltem method.

e Table Code: The Table Code field will contain a Table Number when the Lump Sum Method is
used as the Pricing Method. When the Lump Sum Method is used, the Table Code must exist
in the Extra Features schedule before the Lump Sum item is added to the Lump Sum Extra
Features schedule. When the Lump Sum Pricing Method is selected, the Table Code text will
transform to a Table Code button. Clicking the button will provide the user access to the Lump
Sum Pricing tables.

¢ Base Cost: The Base Cost is the base dollars per square foot value for this particular type of
Extra Feature and is used with the Square Foot Pricing Method. For example, a Canopy is to
be priced at $5.00 a square foot and the Commercial Base Cost (found in Tools >>
Preferences) is $1.00. The Base Cost for the Canopy would be $5.00 / $1.00, or 5.00. Thus,
5.00 would be keyed in the Base Cost field on the Commercial Extra Features Schedule Form.
The Base Cost can also be a negative number to subtract value from the Commercial
Improvement based upon the criteria of the base building.

A new item can be added to the Extra Features Schedule by clicking the New Button at the
bottom of the Form. Data entry would proceed as follows:

o The Component # code is County-defined and is entered first

0 The Description for the new item is keyed into the Description field.

0 The combo box for the Pricing Code can be clicked to select the appropriate Pricing
Code

O Values can be keyed into the Table Code, and Base Cost fields, depending upon the
pricing method.

o The Apply or OK Buttons can be clicked to save the item to the schedule.

An Extra Feature item is edited by

o clicking on the item in the list box,
0 changing the information in the desired field(s),
o clicking the Apply or OK Button.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Extra
Features Schedule item is not used by any Commercial Improvements prior to clicking the Delete
Button.

The complete Extra Features Schedule can be printed by going to Reports >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Lump Sum Extra Features

The Lump Sum Extra Features schedule is used to value Commercial Extra Features, such as
Bathrooms or Sprinklers, that are priced by the Lump Sum or item method. A Lump Sum item in
the Extra Features schedule will have a Table Code that will locate an entry in the Lump Sum
Extra Features schedule and price the item accordingly. Also. any item in the Commercial Base
Schedule that uses the Lump Sum method will have a Table Code that will look up an entry in the
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Lump Sum Extra Features schedule and price the item. It is critical that an entry be made in
this table if an Extra Feature is assigned the Lump Sum pricing method.

NOTE: The Commercial Extra Features schedule, above, should be built prior to building the
Lump Sum Extra Features schedule, shown below.

Below are two examples of Lump Sum Extra Feature tables. The first example which is present
in the classroom data only deals with plumbing. The other example is much more extensive. The
construction of this table is at the appraiser’s discretion.

WinGAP - Commercial Lump Sum Extra Features L

Drezcription TableRef Diirn1 D Foints n

1 | 1 | 3
Table Reference  gg Unit Dollars AD0.000000
Dimension 1 1
Dimension 2 i}

[ Help || Camcel || MNew ||  Delete || Appy [ ©OK |
WinGAP - Commercial Lump Sum Extra Features @
Drezcription TableRef Dirrl Dimz Fointz -
ATM Drive Up/walk Up52 cH | o 0 408.750000) (I

ATM Lobby/Retaila [IE 1 1] 212500000
Agphalt Plantz14 a0 1 1] BB, 250000

B athroom/Additional Fisturez12 CE 1 1] 5.000000
Breweriesz14 53 0 0 0.720000

Cement Plants14 a1 0 0 1.900000

Dive Upfwialk, Up 'windows52 CC 0 0 92500000
Elewators+Freight 2/35tam13 16 0 0 332.500000
Elewators+Freight 2/35tom14 25 0 0 330.000000
Elevators+Freight 48 Stonl3 17 ] 1] 595.000000
Elevators+Freight 48 Storl4 26 ] 1] 590.000000
Elervatarz+Freight Powr Doorl 3 19 1] 1] 100, 750000 w7
1| [} | 3

Table Reference oy Lnit Dollars A0275.000000

Dimension 1 i}

Dimension 2 0

T | O | T | T T
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The Lump Sum Extra Features Schedule form displays the existing schedule items in the list box
on the top of the form. The column headings refer to the DESCRIPTION of the Lump Sum Extra
Features item (from the Commercial Extra Features schedule), the TABLEREF code number, the
DIM1 and DIM2 pointers, and the POINTS assigned to this type of Extra Feature. The schedule is
indexed in Description order. The calculation data for each item in the list box can be displayed in
the fields on bottom of the form by clicking on an item. An explanation of each of the fields on the
schedule form follows.

¢ Table Reference: The Table Reference code is a unique County-defined number. Letters or
numbers can be used, such as 1-99, AA-ZZ, or 1A, 2C. If a numeric Table Reference is less
than ten (10), it should be entered as 01(a zero followed by a 1), 02, 03, etc. The Table
Reference should not contain any spaces. When adding an item to the Lump Sum Extra
Features schedule, this Table Reference must already exist in the Commercial Extra Features
Schedule. WinGAP will assign the Description of the item in the Extra Features schedule with
this Table Reference to the Description of the Lump Sum Extra Features item. This is why there
is no Description data entry field on the Lump Sum Extra Features form. If the Table Reference
of the Lump Sum Extra Feature does not exist in the Extra Features schedule, the Description
of the Lump Sum Extra Feature will say "Not currently assigned".

¢ Dimension 1: Dimension 1 is used as a pointer in the table for locating the proper value. It can
represent various characteristics of an Extra Feature such as grade code, code for type, area in
the case of sprinklers, etc. On the screen image below, there are four entries with a TableRef
of 78. The 78 entries represent different valuation categories for Vaults. Dim1, in this case,
represents the fire rating in hours. Dim2 is not used and contains a value of 0. The appraiser
is responsible for maintaining the definitions of these characteristics. The value must be
numeric, and 0 is acceptable. During data entry of an improvement and associated extra
features, it is not required that the user enter an exact match of the Dim1 and Dim 2 values.
WinGAP will search the table and if no exact match is found, the lower end of the range will be
taken. For example, if a vault door (table reference 78) with Dim 1 of 3 is added to an
improvement, the value will be calculated based on the value of the Dim1 coded 2 in the table.

WinGAP - Commercial Lump Surn Extra Features [mE3m]
Dreszcription T ableR ef Drirn1 D2 Puointz -
Sewage Plant/Med] BE-A00KGFD14 B3 n ] 0.040000
Sewage Plant/SmFG2KA2KGPDT14 B2 n ] 0.040000
Sewage Plant/SmSHTE-BKGPD14 1 n ] 0.130000
W aultz/Cableb2 CE n ] 3.450000
Y aultz/Cableb2 CE 1] 0 5.000000
Yaultz/Doors Rec Stg Fire Reb2 a 1 0 27.500000

Yaultz/Doors Fec Stg Fire Reb2

Yaultz/Doors Rec Stg Fire Reh2 8 4 0 33750000
Yaultz/Doors Rec Stg Fire Reb2 8 [ 0 471250000
Yaultz/Doorz Sec Attack Resh2 i 2 3 B7.500000
Yaultz/Doorz Sec Attack Resh2 i 3 B 181.250000

Waultz/Doors Sec Attack Resh2 i 7 3 227 500000 &

L] I I
Table Reference  7p Unit Dallars 2000.000000
Dimension 1
Dimension 2 0
[ Heb ) Geosl [ BNew [ Deee [ femy [0k

¢ Dimension 2: The Dimension 2 value is used to further define the Extra Feature valuation and
is used in conjunction with Dimension 1 to locate the proper value. The value must be numeric
and 0 is acceptable.
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¢ Unit Dollars: The actual dollar cost of the Lump Sum item. WinGAP will make the necessary
adjustments based on the Commercial Improvement Point cost and save the Points
accordingly.

A new item can be added to the Lump Sum Extra Features Schedule by

Clicking the New Button at the bottom of the Form.

The Table Reference # code is County-defined and is entered first

The values for the Dimension 1, Dimension 2, and Unit Dollars fields are keyed.
The Apply or OK Buttons can be clicked to save the item to the schedule.

000D

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Lump
Sum Extra Features Schedule item is not used by any Extra Features or Commercial
Improvements prior to clicking the Delete Button.

The complete Lump Sum Extra Features Schedule can be printed by going to Reports >> Real
>> Print Schedules, or by using either the Report Designer or FoxPro.

Supplemental Schedule Iltems

Area / Perimeter

The Area / Perimeter Table contains cost factors, or multipliers, that adjust the cost of a
Commercial Improvement for shape. These multipliers are distinguished by Building Type and are
added and updated through the Area / Perimeter option on the Commercial Improvements sub-
menu.

A basic Area / Perimeter Table is supplied with WinGAP. The Area / Perimeter Table Form,
below, displays the existing schedule items in the list box on the left side of the form. The column
headings refer to the Building Type, Area / Perimeter Ratio and the Multiplier (see below). The
schedule is indexed in Building Type and Area / Perimeter Ratio order. The Building Type for the
various Area / Perimeter Ratios and Multipliers can be selected by clicking on the Building Type
combo box.

Note: Every Building Type must have an entry in the Area / Perimeter table. Building
Types must be established before Area / Perimeter entries can be made.

The valuation data for each item in the list box can be displayed in the fields on the right side of
the form by clicking on an item. An explanation of each of the fields on the Table form follows.

WinGAP - Commercial Area Perimeter Table ==

Buiding Type | Apts, Clubs, Hotels -
BLDG_TYPE  A/PRatio  Muliper =

011 £.00000 1.25
011 7.00000 1.19 A/F Ratio
011 £.00000 1.14 Multiplier 133
011 5.00000 1.1
011 1000000 1.08
011 12.00000 104 -
Help | Cancel || New || | Delete | Apply || OK |
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¢ Building Type: The Building Type for this Area / Perimeter schedule item. Building Types must
be set up before Area / Perimeter items can be added to the schedule. The user selects the
correct Building Type from the combo box, and tabs to the A/P Ratio field.

e A/ P Ratio: The Area/ Perimeter Ratio is the ratio of the area of the Commercial Improvement
to the perimeter of the Commercial Improvement. For example, a Commercial Improvement
has 10,000 square feet and a Perimeter of 400. The Area is divided by the Perimeter, in this
example 10000 / 400, giving an Area / Perimeter Ratio (also called the Argument) of 25. Thus,
25 would be keyed in the Area / Perimeter field on the Area / Perimeter Table Form. The
appraiser can make as many entries as necessary for the various area / perimeter ratios.
However, it is not necessary that the entries be made in increments of 1. If an increment other
than 1 is used and a calculated area / perimeter ratio for a commercial improvement falls
between entries in the table, WinGAP will use the multiplier associated with the higher A/P
ratio. For example, if the table contains entries for A/P ratios of 20 and 25 and the ratio for the
commercial improvement is 23, WinGAP will use the multiplier associated with 25. Only the
integer portion of the A/P ratio is used in the lookup. If the A/P ratio is 20.88, WinGAP would
use 20 as the lookup ratio.

e Multiplier: Once the Area / Perimeter Ratio is determined, the Multiplier for that Area /
Perimeter, which is a factor that adjusts for the shape of the Commercial Improvement, is keyed
into the Multiplier field.

A new item can be added to the Area / Perimeter Table by

o Clicking the New Button at the bottom of the Form.

O The Building Type should be selected first

O The Area/ Perimeter Ratio and Multiplier values can be keyed into their respective fields.
o The Apply or OK Buttons can be clicked to save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Area /
Perimeter Table item is not used by any Commercial Improvements prior to clicking the Delete
Button.

The complete Area / Perimeter Table can be printed by going to Reports >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Building Types

Building Types categorize Commercial Improvements based on similarities in Construction Type
and other components, such as Area / Perimeter and Wall Height. As mentioned under
Commercial Structural Components, above, a Building Type is a homogeneous group of
commercial buildings that will have the same pricing/adjustments for these additional items. The
commercial buildings in these types do not have to be of the same use as long as the costs for
the Commercial Structural Elements, such as heating and air conditioning, are similar. The cost
for the Commercial Structural Elements may vary between different types of buildings.
Consequently, each group of similar buildings must have a unique code for that type of building.

At the top of the next page is a suggested Building Type categorization. Once the Building Types
are defined the county can set up the Commercial Base Schedule, the Commercial Structural
Components Schedule, and other Commercial Improvement Schedules to price Commercial
Improvements correctly.
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Description

Apartments, Clubhouses, Hotels

General Stores, General Retail, Convenience Stores
Garages, Warehouses, Airplane Hangers, Industrial Buildings
Office Buildings, Public Buildings, Schools

Churches, Theaters, Auditoriums

Sheds and Farm Buildings

Schools and Classrooms

Special Supplemental Cost

Miscellaneous

WInGARP is delivered to the County with a single Building Type that will display in the list box on
the left side of the Building Type Form, as seen in the first image below. Also shown below is
another example of a Building Type schedule. The construction of this table, as well as all other
commercial tables, is at the discretion of the appraiser.

B T e nnatan : COM D

GEMNERAL COMMERCIALAMNDILISTRIA
GEMERAL COMMERCIALAMDIUSTRIAL 001

Descrip:  GENERAL COMMERCIAL/INDUSTF

Values

Lump Sum §

& / Sguare Feet
Cost Multiplier

WinGAP - Background Information: COMIMP  BLDG TYPE
Apts, Clubs, Hotels _
Crweellings, Multiples. Motel Cﬂde'_ _ L
Stores & Commercials Descrip:  Apts. Clubs. Hotels
Garages, Ind, Lofts, Whses Values
Cffices, Medical & Fublic Bldg )
Churches, Theaters, Auditorim Lump Sum £ 0 E
Sheds and Farm Buildings 5§/ Square Fest 0.00
=chools and Classrooms Cost Muttiplier 0.00 E
special Supplemental Cost '
biscellaneous
(@)

Help Cancel ||  New Delete [ Apply || oK
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Additions or changes can be made to better localize this schedule for the County. A maximum of
999 Building Types can be added to the schedule, and there must be at least ONE Building Type
in the schedule. A new item can be added to the Building Types Schedule by

o Clicking the New Button at the bottom of the Form

o Completing the Description field (the Code field above is automatically filled in by
WinGAP).

o The Apply or OK Buttons can be clicked to save the new item to the schedule. (The
Values fields are not used with the Building Type schedule).

At the present time, it is not possible to delete an item from the Building Type Schedule. The
complete Building Type Schedule can be printed by going to Reports >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Wall Height

The Wall Height Table contains cost factors, or multipliers, that allow for adjustments based on
the height of the walls of a Commercial Improvement. These multipliers are distinguished by
Building Type and are added and updated through the Wall Height option on the Commercial
Improvements sub-menu. Note: Every Building Type must have an entry in the Wall Height
table. Building Types must be established before Wall Height entries can be made.

WinGAP - Commercial Wall Height Table £3

Building Type |Ptpts. Clubs, Hotels - |

BLDG_TYFE “wall Ht  Mulbiplier =

o1 8.00000 0.95

011 3.00000 0.97 Wall Height 7 00000

011 10.00000 1.00 Muttiplier 0.52

011 171.00000 1.03

011 12.00000 1.05

o1 13.00000 108 -

Help | Cancel || New ||  Delete | Apply || OK |

A basic Wall Height Table similar to the example above is supplied with WinGAP. The Wall
Height Table Form displays the existing schedule items in the list box on the left side of the form.
The column headings refer to the Building Type, Wall Height and the Multiplier (see below). The
schedule is indexed in Building Type and Wall Height order. The Building Type for the various
Wall Heights and Multipliers can be selected by clicking on the Building Type combo box. The
valuation data for each item in the list box can be displayed in the fields on the right side of the
form by clicking on an item. An explanation of each of the fields on the schedule form follows.

¢ Building Type: The Building Type for this Wall Height schedule item. Building Types must be
set up before Wall Height items can be added to the schedule. The user selects the correct
Building Type from the combo box, and tabs to the Wall Height field.

e Wall Height: The Wall Height is just that, the Wall Height, in feet, of the Commercial
Improvement. If the Improvement has more than one story, the Wall Heights for the stories are
averaged. For example, a 5 story building that is 60 feet tall would have a Wall Height of 12
feet. The appraiser can make as many entries as necessary for the various wall heights.
However, it is not necessary that the entries be made in increments of 1. If an increment other
than 1 is used and a wall height for a commercial improvement falls between entries in the
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table, WinGAP will use the multiplier associated with the lower wall height. For example, if the
table contains entries for wall heights of 20 and 25 and the commercial improvement has a wall
height of 23, WinGAP will use the multiplier associated with 20.

e Multiplier: The Multiplier is a factor that adjusts the commercial improvement value for the Wall
Height of the Commercial Improvement.

A new item can be added to the Wall Height Table by

o Clicking the New Button at the bottom of the Form.

O The Building Type should be selected

o The Wall Height and Multiplier values can be keyed into their respective fields.
o The Apply or OK Buttons can be clicked to save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Wall
Height Table item is not used by any Commercial Improvements prior to clicking the Delete
Button.

The complete Wall Height Table can be printed by going to Reporis >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Commercial Rank

The Commercial Rank Table contains cost factors, or multipliers, that allow for adjustments to
extra feature values based on the quality class of any commercial extra feature relative to the
improvements grade. These multipliers are added and updated through the Rank option on the
Commercial Improvements sub-menu.

WinGAP - Commercial Rank Table [mE3m]
Rank - Description Multiplier P

Z - Good - 1.25 BExcellent

3 - RAwverage - 1.00 o

4 - Fair - 0.75 Rank Multiplier

5 - Foor - 0.50 .| 150

| Help || Cancel || MNew || Delete || Apply || OK |

A basic Rank Table similar to the example above is supplied with WinGAP. The Rank Table Form
displays the existing schedule items in the list box on the left side of the form. The column
headings refer to the Rank, the Rank Code, associated Description, and the Multiplier (see
below). The schedule is indexed in Rank order. WinGAP is supplied to the County with a listing of
five (5) Ranks and Multipliers, ranging from Excellent with a Multiplier of 1.5 to Poor with a
Multiplier of 0.5. An explanation of each of the fields on the schedule form follows.

¢ Description: The Description, of the Rank, such as Excellent or Low Cost.

¢ Rank: The code of the Rank. This field is a single position, and numbers (1 through 9) or
letters (A through Z) or can be used, which provides the capability of adding 35 different ranks.

e Multiplier: The Multiplier is a factor that adjusts for the quality class of the Extra Feature.
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The valuation data for each item in the list box can be displayed in the fields on the right side of
the form by clicking on an item. A Rank item can be edited by clicking on the item in the list box
and changing the data in the desired field. A new Rank item can be added to the Rank Table by

o Clicking the New Button at the bottom of the Form.

0 The Description, Rank Number, and Multiplier values can be keyed into their respective
fields.

o The Apply or OK Button can be clicked to save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Rank
Table item is not used by any Commercial Improvements prior to clicking the Delete Button.

The complete Rank Table can be printed by going to Reports >> Real >> Print Schedules, or by
using either the Report Designer or FoxPro.

Improvement Labels

Improvement Labels (Primary / Upper / Interior / Additions / Appendages)

The Improvement Labels schedule holds adjustments for user defined story height labels. In
addition to story height adjustments, the appraiser can also key factors that are used in the
process of calculating total heated area. The Improvement Labels Form is shown below.

WinGAP - Improvement Labels

EX3)

LABEL DESCRIP

SOFT COSTFACT AREAFACT LABELTYPE BLDGTYPE WALMETHOD = -

| nooooon]  1.000f  1.5000 Commercial | 0]

1 Story 0.000000 1.0000 1.0000 Primary Commercial 0

2.5 Stary 0.000000 2.5000 1.0000 Prirary Carnrnercial 1]

2 Shory 0.000000 2.0000 2.0000 Primary Commercial 0

3 Stary 0.000000 3.0000 3.0000 Prirary Carnrnercial o _

e — B T— B I - o Y
Label
Description 1.5 Story
Label Type [ Primary - ]
Cost / SQFT 0.0000 | [
Cost Factor 1.6000
Area Factor 1.5000
Help [ Cancel || MNew || Delste || Appy [ OK |

e Label: The label is a 4 position user defined field. Almost any combination of letters and
numbers can be used to create labels. The only exceptions are commas and semicolons;
neither of which should be used in defining a label.

e Description: The description is also a user defined field that better describes the associated
label. The description should be clear and precise enabling the user to clearly identify which
label is appropriate to assign to a polygon when sketching takes place.

e Label Type: The label type is a drop down list of the 4 options that are available for selection.
The available label types are:

Addition — identified as a double black line when sketched
Appendage — identified as a solid blue line when sketched
Interior — identified as a broken green line when sketched
Primary — identified as a solid red line when sketched
Upper — identified as a broken purple line
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Interior, Primary, and Upper are the three label types that are assigned story height (cost)
factors which are used in the adjustment of the base dollars. Interior and Upper label types
are often referred to as “upper level” labels since they are normally used to define sketches
that represent an upper level footprint. Primary labels are generally assigned to lower level
footprints. Primary, Interior, and Upper labels contribute to the accumulation of heated area.
Addition and Appendage label types function only in a descriptive manner with regard to
Commercial Improvements.

e Cost/ SQFT: contains the cost for Addition and Appendage label types. For commercial
improvements, additions and appendages are currently not priced from their sketches but
from the Extra Feature schedules. However, due to validation routines a value of 1.00 must
be keyed in this field.

e Cost Factor: The story height adjustment for Interior and Primary label types. Other label
types should be assigned a cost factor of 1.00. The cost factor should depict the difference
in value that is attributable to the label and associated construction.

¢ Area Factor: The adjustment that is made to the square footage of a polygon or sketched
area. The resulting adjusted square footage is then added to the total area. Addition and
Appendage label types should be assigned an area factor of 1.00.

A story height level of 1.0 story would more than likely be assigned an area factor of 1.00.
A 1.5 story label would perhaps have an area factor of 1.50. An interior label of 2™
designed to accommodate a second floor upper level would also carry an area factor of
1.00. A 2st Primary label that was used to define a two story polygon would be assigned
an area factor of 2.00 to account for the upper level since the label would be attached to
the ground floor footprint.

A NEW Improvement Label can be added to the Commercial Improvement Labels schedule by:

[ clicking the New button

[1 clicking the Com radio button in the Building Type_section

[ clicking in the Label field (make sure the cursor is at the far left of the field) and keying
the new Improvement Label

[ using the Tab key to go to the rest of the data entry fields where the new information can
be keyed

[ the Apply or OK Button should be clicked to save the data

Labels can be edited by:

Clicking the Com radio button in the Building Type section
Selecting the label in the list box

Modifying the fields where data should be changed
Clicking Apply to save

000D

An Improvement Label cannot be deleted from the schedule by the user. If the County wishes to
delete a Commercial Improvement Label, it can be handled by any WinGAP Agent during an
Online Support Session.

The Commercial Improvement Labels schedule can be printed by going to Reports >> Real >>
Print Schedules, (called Commercial Sketch Labels) or by using either the Report Designer or
FoxPro.
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Income Models

Introduction

The last item on the Tools >> Schedules / Tables Menu, Income Models, presents a schedule
that defines the models used in the pricing of Real Property with the Income Method of Valuation.
The Income Models schedule must be set up prior to using the Income approach to value
property. The Income Models menu item allows the appraiser to establish models that will be
used in the valuation of commercial improvements. The appraiser may create as many models
as necessary choosing from four (4) different model types.

Clicking on the Income Models option on the Tools >> Schedules / Tables Menu will produce
the following message if no Income Models exist:

WinGAP - Define Income Models [=2]

This income moedel does not have a model type selected - please select
l"x now,

Clicking the OK button will take the user to the empty Define Income Models schedule form, as
seen below.

WinGAP - Define Income Maodels [==3]

MODELKEY MODELTYPE DESCRIF Urit 1 Desc

4 L I

Model T
ype Madel Description
g * j ‘;F Unit Description Unit Rent
$ /oo 0 S/5F 0.00
ES:’ Bedroom 0 $/FRoom )
GRM
0 GRM 0.00
p Vacancy % 0
0 Ewpenses® 0
Morthly Rat
[ Morthiy Rte 0 CapRate 0.000
Comments I
[  Hep | | Cancel || Delete || Mew || mpply || OK

The New button should be clicked to begin adding Income Models.
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If Income Models exist, clicking on the Income Models option on the Tools >> Schedules /
Tables Menu will produce the Define Income Models schedule form, as seen below.

WinGAP - Define Income Models 3]
MODELKEY MODELTYPE DESCRIP Unit 1 Deszc -
4 Fair Daksz/Park Dakz/Timberline/0ld Creek 3 Bedroom E
3 3 Stonecrest 3Bed/ 3 Bath Flat
4 3 Whistlebum W/ alk 2BedTH
5 4 “Woodsong JBed /3 Bath
G 4 Creekstone 2Bed/ 2Bath
7 4 Deer Creek, 2Bed
a 3 Campuz Lodge 2Bed/Z2Bath
9 4 MNak Ridne ?Red / ? Rath Flat i
i 1 P
Model Type o
Pl /s Model Description Fair Oiaks/Park Oaks/ Timberdine/Old Creek
* Unit Description LUnit Rent
[7] % / Room
3 Bedroom 795 $/SF 0.00
[]% / Bedroom
GRM 2 Bedroom 650 $/Room 0
Three Bedroom 0 GRM 100.00
Four Bedroom p Vacancy % 0
i o Five Bedroom 0 Expenses %
o Six Bedroom 0 Cap Rate
Comments 18 duplexes at Timberine sold 5142 000 each; 8 at Old Creek sold 135,375 r
each (2004).

15 Duplexes at Fair Oaks sold in 2003 for $134,000 each.

| Hep | | Cancel || Delste || MNew || Appy |[ OK

The column headings refer to

¢ Model Key

e Model Type

¢ Description

¢ Unit 1 Description

Additional headings can be displayed by sliding the horizontal scroll bar to the right. The other
available headings are:

Unit 1 Rent

Unit 2 Description
Unit 2 Rent

Unit 3 Description
Unit 3 Rent

Unit 4 Description
Unit 4 Rent

Unit 5 Description
Unit 5 Rent

Unit 6 Description
Unit 6 Rent
Square Feet
Room
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GRM
Vacancy
Expense
CapRate
Monthly
Comments

The column headings represent data fields in the inc_model.dbf where the information is stored
for each income model. The schedule is indexed in Model Key order.

Setting Up Income Models

The first step in setting up Income Models is to define the Model Type. There are four Income
Models:

¢ $/ SF: If the income of the property is based on a dollars per square foot rate, then this Model
Type option should be checked. Properties that would use this valuation option include
warehouses and other large storage facilities.

¢ $/ Room: If the property's income is related to the number of rooms, then this Model Type
option should be checked. Properties that would use this valuation option include offices and
other similar types of commercial properties.

¢ $/ Bedroom: If the rental income of the property is based on based on the number of
bedrooms, then this Model Type option should be checked. Apartment complexes would
examples of properties receiving income in this manner.

e GRM: If the property is to be valued by a Gross Rent Multiplier, then this Model Type option
should be checked. Any property type may be valued by a GRM.

The Model Type selection will determine which of the remaining items are available for data entry.
The following table defines the relationship between the model types and the income fields.

Model Type No Model Type Income Field
1 $/SF $/SF
2 $ / Room $ / Room
3 $ / Bedroom Unit Description & Unit Rent
4 GRM Unit Description, Unit Rent & GRM

The Model Description field is used with all Model Types. All model types with the exception of
GRM will have the Vacancy %, Expense % and Cap Rate fields available. The Cap Rate field will
not be open for data entry when GRM is selected as a Model Type..

A new Income Model item can be added to the schedule by

Clicking the New Button at the bottom of the Form.

The Model Type should be selected first from one of the four available options
The Description of the Model should be keyed.

Then the values are keyed into the appropriate income fields.

The Apply or OK Buttons can be clicked to save the item to the schedule.

ooododo

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Income
Models schedule item is not used by any Commercial Improvements prior to clicking the Delete
Button. The complete Income Models schedule can be printed by using either the Report
Designer or FoxPro.

An explanation of each of the fields, for each Income Model Type, on the Define Income Models
Form follows.
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$ / SF Model Type

The fields available for the $ / SF Model Type are as follows:

Model Key (only shown in list box): The model key is a unique number that is assigned by

WiInGAP. ltis used to link the schedule model to the commercial improvements that the model
has been assigned t0.0

Model Type: Discussed earlier under Setting Up Income Type Models.

Model Description: The appraiser’s definition or title for the income model being added, such
as Apartments. The description can be as detailed as will fit in the 38 character wide field. From
the Model Description field the Tab key will take the user to the first of six Unit Description and
Unit Rent fields.

$ / SF: The dollars per square foot rental rate for this property type.

$ / Room: Not available for this Model Type.

GRM: Not available for this Model Type.

Vacancy %: The standard percentage of vacancy for the property type. This should be entered
as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would
be entered as 10, not .10.

Expenses %: The standard allowable expense percentage for the property type. This should
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense
rate should be entered as 30, not .30.

Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be
entered as 8.25.

Monthly Rate: The checkbox defines the income term. If the $ / SF rent is a monthly rate
instead of an annual rate, this box should be checked. WinGAP will convert monthly rents to
annual terms during the income valuation. If the box is unchecked, the rent will represent an
annual amount.

Comments: Comments about the Model Type and valuation method can be entered into this
field

Once all the data is entered for the Model Type, the Apply button can be clicked to save the
Model Type. An example is shown on the next page for the $ / SF Model Type called "Moss Point
Manor".

31



WinGAP - Define Incorme Models

MODELKEY MODELTYPE DESCRIP Unit 1 Desc -
29 4 Woodlandz Cottages 1Bed /1 Bath
30 3 Athens Highlands 2 Bed/ 1 Bath [Lower)
K1l 4 Southhampton Mew 3 Bed / 3.5 Bath w/Bsm
32 3 MiCaza 2Bed/ 1 Bath
33 iR t oz Point M anor One Bedroom
34 2 Cove Street Market Place One Bedroom =
35 1 Arbar Station Ore Bedroam i
F 1] 3
Model Type
Model Description Moss Point Manor
£/5F . .
Unit Description
[] %/ Room — e /SE
[ % + Bedroom i, 200
T Bad £/ Room |
[/GRM S —— GRM
F Vacancy % 50
[ Morthly Rat Five Bed Expenses % 75
o &
Six Be Cap Rate 1.000
Comments I
[ Hep | | Cancel || Delte || New || Appy || OK

$ / Room Model Type
The fields available for the $ / Room Model Type are as follows:

¢ Model Key (only shown in list box): The model key is a unique number that is assigned by

WiInGAP. ltis used to link the schedule model to the commercial improvements that the model

has been assigned t0.0

¢ Model Type: Discussed earlier under Setting Up Income Type Models.

¢ Model Description: The description of the Income Model, such as Apartments. The

description can be as detailed as will fit in the 38 character wide field. From the Model

Description field the Tab key will take the user to the first of six Unit Description and Unit Rent

fields.

$ / SF: Not available for this Model Type.

$ / Room: The rent per room expressed as dollars per Room for this Model Type.

GRM: Not available for this Model Type.

Vacancy %: The standard percentage of vacancy for the property type. This should be entered

as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would

be entered as 10, not .10.

e Expenses %: The standard allowable expense percentage for the property type. This should
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense
rate should be entered as 30, not .30.

e Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be
entered as 8.25.

¢ Monthly Rate: If the $ / SF rent is a monthly rate instead of an annual rate, this box should be
checked.

e Comments: Comments about the Model Type and valuation method can be entered into this
field
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Once all the data is entered for the Model Type, the Apply button can be clicked to save the
Model Type. An example is shown below for the $ / Room Model Type called "Cove Street
Market Place".

WinGAP - Define Income Models ==
MODELKEY MODELTYPE DESCRIP rit 1 Desc -
29 4 Woodlands Cottages 1Bed /1 Bath
0 3 Athens Highlands 2 Bed/ 1 Bath [Lawer)
K1l 4 Southhamptan Hew 3Bed s 35 Bath w/Bzm
32 3 MiCaza 2Bed/ 1 Bath
33 1 Moszz Paint Manor One Bedroom
M el Cove Street Market Place (One Bedroom =
35 1 Aubor Station (e Bedroom s
4 101 3
Model Type .
Fls/sF WModel Description Cove Street Market Place
* = Unit Description Unit Rent
*/ FHoom One Bedroom )| 8/SF .00
gé;r?:dmm Two Bedroom 0| %/ Room 1,000
Three Bedroom 0| GRM 0.00
Four Bedroom n| Vacancy % 7
il Five Bedroom 0| Expenses % 50
Morithly Rate
7 Six Bedroom 0| Cap Rate 1250
Comments I
Help | | Cancel || Deete || Mew || Mpply |[ OK

$ / Bedroom Model Type
The fields available for the $ / Bedroom Model Type are as follows:

¢ Model Key (only shown in list box): The model key is a unique number that is assigned by
WiInGAP. ltis used to link the schedule model to the commercial improvements that the model
has been assigned t0.0

¢ Model Type: Discussed earlier under Setting Up Income Type Models.

¢ Model Description: The description of the Income Model, such as Apartments. The
description can be as detailed as will fit in the 38 character wide field. From the Model
Description field the Tab key will take the user to the first of six Unit Description and Unit Rent
fields.

Unit Description: A Description of each of the types of Units is keyed in these fields.

Unit Rent: The Unit Rent associated with each type of Unit is keyed into these fields.

$ / SF: Not available for this Model Type.

$ / Room: Not available for this Model Type.

GRM: Not available for this Model Type.

Vacancy %: The standard percentage of vacancy for the property type. This should be entered

as a whol